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Executive Summary

The City of Redmond is undertaking a Housing Action Plan (HAP) to identify ways to meet 
housing needs now and into the future. An initial step for developing the HAP is to identify and 
define the range of housing needs by analyzing the best available data describing Redmond
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1 Notes: 0-30 percent of the area median income (AMI) is very low income, 30-50 percent of the AMI is low income, 
and 50-80 percent is moderate income.

rents rather than owns a home. Median sales prices doubled since 2000, rising to $823,300 in 
2019. Escalating housing costs often are due to housing shortages and can also be a result of 
high development costs.

Housing cost-burden disproportionately affects lower income and renter households

Intense demand for housing has led to issues with housing affordability. In fact, about 25 
percent of all of Redmond
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been built as a result of Redmond
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1. Introduction: Housing Need in Redmond

Housing Action Planning and HB 1923

The City of Redmond is undertaking a Housing Action Plan (HAP) to identify ways in which we 
can meet housing needs now and in the future. The HAP is largely made possible due to a 
Washington State Department of Commerce HB 1923 Grant. The HAP will help to update an 
existing Housing Strategy Plan and provide a factual basis for revising policies and 
implementing strategies for the Community Strategic Plan/Housing Choices and the 
Comprehensive Plan Housing Element. Redmond is in the process of updating its 
Comprehensive Plan (Vision 2050) which has not been updated since 2011. In addition, updates
to the Housing Strategy Plan are needed to further Redmond
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2 Currently available PSRC data is limited to showing projections for the next 20 years; consequently, this analysis 
was limited to providing projections out to 2040. PSRC is currently in the process of updating this data.

housing affordability needs and household demographics.2

Analyzing housing is complex because it represents a bundle of services that people are willing 
to pay for, including shelter and proximity to other attractions (job, shopping, recreation); 
amenities (type and quality of home fixtures and appliances, landscaping, views); and access to 
public services (quality of schools, parks, etc.). It is difficult for households to maximize all these 
services and minimize costs, and, as a result, households make tradeoffs between the services. 
In addition, housing markets function at a regional scale, which makes it a challenge for 
individual jurisdictions to adequately address issues related to their housing supply
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3 Sources: AARP (2018) Making Room for a Changing America, U.S. Census Bureau Annual Social and Economic 
Supplements 1950 and 1970, 2015 U.S. Census ACS, PSRC Draft 2050 Forecast of People and Jobs.

Nuclear family households,  the predominant type of household of the mid 20th Century, shrunk 
from 40 percent in 1970 to 20 percent in 2018 while in contrast, the share of single-person 
households increased from 15 percent in 1970 to 28 percent in 2018.3 Today, households with 
single persons living alone have become the most prevalent household type. This trend could 
lead to fewer persons per household and increased housing demand. 

In addition, around one-third of Americans between 18 to 34 years are now living in their 
parent
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2. Housing Inventory

This section evaluates the housing inventory in the 
City of Redmond and comparatively to King County 
and the cities of Bellevue, Kirkland, and Issaquah. 
This inventory provides foundational information 
integral to assessing the future needs for housing of
all types and price points across the city over the 
next 20 years. This section is separated into four 
parts:

2.1 Household Demographics
2.2 Workforce and Commuting Trends
2.3 Housing Market Conditions and Trends
2.4 Housing Affordability

The findings herein will be used to support policy 
recommendations in the Housing Action Plan for the city to consider as they continue working to
provide housing for all of Redmond
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Exhibit 2. Redmond population changes by age from 2000 to 2014-2018
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Exhibit 3. Population changes by age for Redmond and Peers from 2000 to 2014-2018
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Population Diversity Trends: Redmond has Become More Diverse

As shown in Exhibit 4 and Exhibit 5, the City of Redmond has become more diverse since 2000. 
Redmond
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4 Herbert, Christopher and Hrabchak Molinsky (2015). Meeting the Housing Needs of an Aging Population. 
https://shelterforce.org/2015/05/30/meeting_the_housing_needs_of_an_aging_population/
5 Pew Research Center. (2012). Second-Generation Americans: A Portrait of the Adult Children of Immigrants. 
National Association of Hispanic Real Estate Professionals. (2014). State of Hispanic Homeownership Report.

Nationwide the Hispanic and Latino population is predicted to be the fastest growing 
racial/ethnic group over the next few decades. Nationally, trends of Hispanic and Latino 
households compared to non-Hispanic households tend to have a larger household size, 
younger Hispanic and Latino households on average have higher homeownership rates and 
have lower than average incomes. Households for Hispanic and Latino immigrants are more 
likely to include multiple generations, requiring more space than smaller household sizes. Older 
Asians and Hispanics are more likely than whites or blacks to live in multigenerational 
households.4  As Hispanic and Latino households integrate over generations; household size 
typically decreases, and their housing needs become similar to housing needs for all 
households.5 These population groups will need lower-cost renting and ownership opportunities 
for larger household sizes that may include multiple children and generations.

Exhibit 4. Percent Hispanic or Latino Population, Redmond, Neighbor Cities
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6 Sources: U.S. Decennial Census, 2000, US Census Bureau; 2014-2018 ACS 5-year Estimates.
7 Sources: U.S. Census Bureau, 2010 ACS 5-Year Estimates; King County (2018), accessed at: 
www.kingcounty.gov/independent/forecasting.
8 Source: U.S. Census Bureau, 2014-2018 ACS 5-Year Estimates.

Exhibit 5. Percent of Non-White Population, Redmond, Neighbor Cities
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9 Sources: U.S. Census Bureau, 2014-2018 ACS 5-Year Estimates; ARCH, 2011.
10 Sources: U.S. Census Bureau, 2014-2018 ACS 5-Year Estimates; OFM, 2019; and Decennial Census, 2010.
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11 Source: U.S. Decennial Census, 2000.

Exhibit 7. Tenure, Occupied Units, Redmond, Bellevue, Issaquah, and Kirkland, 2014-2018
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2.2 Workforce Profile and Commuting Trends

Understanding Redmond
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Exhibit 9. Redmond Jobs to Housing Ratio, 2000-2017

Sources: PSRC, OFM.

Redmond
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employees, 5 percent of total employees), healthcare and social assistance (5,103 employees, 
over 5 percent), and education (almost 3%), and transportation/warehousing (3,144 employees, 
over 3 percent). All of these sectors had greater than a 41 percent change increase in jobs from 
2001-2018. The transportation/warehousing sector had an astounding job growth increase from 
2001 to 2018 although the sector likely started at a low number of employees.

Additional detail on workforce and employment trends is provided in Exhibit 41, Exhibit 42, and 
Exhibit 43 (top ten employers) in the Appendix. 

Exhibit 10. Average Salary and Employment Growth in Redmond, 2018

Sources:  PSRC (jobs), 2018; 2014-18 ACS 5-Year Estimates (Wage); ECONorthwest Calculations. King County 
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percent), retail trade (11.1 percent), and manufacturing (10.1 percent). Via transit, the largest 
share of jobs is information (31.5 percent) and professional, scientific, technical service jobs (12 
percent).

Exhibit 11. Access to Employment in Redmond

Sources: PSRC (employees), 2018; ECONorthwest Calculations.

Commuting Trends: Only One-Third of Residents Live and Work in Redmond

Redmond
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Exhibit 12. Percent of Residents Living and Working in Redmond, 2017

Source: U.S. Census, Longitudinal Employer-Household Dynamics, 2017

Exhibit 13. Where Redmond Residents Work, 2017

Source: U.S. Census, Longitudinal Employer-Household Dynamics, 2017

As shown in this exhibit, about 38 
percent of Redmond residents lived 
and worked in Redmond in 2010. 
According to more recent data, 
even fewer residents are living and 
working in Redmond. In fact, only 
31 percent of residents lived and 
worked in the City of Redmond in 
2017. 

Where Redmond residents 
work is described in Exhibit 
13. Most of Redmond
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Exhibit 14. Where Redmond Workers Live, 2017

Source: U.S. Census, Longitudinal Employer-Household Dynamics, 2017

Exhibit 15. Commuting Flows of Residents, Redmond and Comparison Geographies, 2017

Source: U.S. Census, Longitudinal Employer-Household Dynamics, 2017

Considering Redmond
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12 OFM, King County Assessor's Office, 2020
13 King County Assessor's Office, 2020. Note: See Appendix, Exhibit __ for table with detailed percentages of housing
unit by type.
14 King County Department of Assessments, 2020. Notes: Accessory Dwelling Units (ADUs) are also referred to as 
mother-in-law apartments, garage apartments, backyard apartment, carriage/coach house, multigenerational house, 
secondary dwelling unit, accessory apartment, back house, granny flat, alley flat, etc.
15 Source: AARP Home and Community Preferences Survey, 2018.

multi-modal transportation network features. These developments will bring more affordable 
housing with reduced commute times to Redmond.

2.3 Housing Market Conditions and Trends

This section will consider Redmond
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16 Source: King County Assessor
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Exhibit 17. Redmond Housing Types and Units per Parcel

Sources: King County Department of Assessments (2019, 2020); King County GIS; City of Redmond.
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Exhibit 18. Median Home Prices Over Time, Redmond and Neighboring Cities, 2000 
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17 Source: Hagen, Daniel A. and Julia L. Hansen. 
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Exhibit 21. Two-Bedroom Apartment Vacancy Rates, 2000 to 2019

Source: CoStar
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18 Source: CHAS, 5 year 2012-2016

2.4 Housing Affordability

The term affordable housing refers to a household
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a higher priced rental unit. This tendency to rent down should be considered when updating 
affordable housing targets. 

Exhibit 22. Rent Cost Compared to Household Incomes

 

Exhibit 23. Ownership Cost Compared to Household Incomes

 

Source: CHAS, 5 year 2012-2016.
Notes: HAMFI: HUD Area Median Family Income. Very Low Income: 0 to 30%, Low Income: 30-50%, Moderate 
Income: 50-80% for a family of four. Unit affordability by MFI level is calculated assuming 30% of household income 
goes toward housing. This table excludes households with no reported income and households with no reported 
housing costs.

Exhibit 24. Cost-Burdened Households by Tenure, Redmond and Neighboring Cities, 2014-
2018

Redmond
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Sources: U.S. Census Bureau, 2014-2018 ACS, PUMS 5-Year Estimates.

Exhibit 25. Severely Cost-Burdened Households by Tenure, Redmond, Bellevue, Issaquah, and 
Kirkland, 2014-2018

Sources: U.S. Census Bureau, 2014-2018 ACS, PUMS 5-Year Estimates.

Exhibit 26. Cost-Burdened Households by Age and Tenure, Redmond, 2014-2018

Source: U.S. Census Bureau, 2014-2018 ACS
Notes: 0-30 percent is very low income, 30-50 percent is low income, and 50-80 percent is moderate income.

While Redmond has a 
smaller percentage of 
severely cost burdened 
homeowners than its peers 
(3.4 percent), it has a 
comparable percentage of 
severely cost burdened 
renters, at 6.5 percent. 

Those renting under the age of 
24 and over age 65 are more 
cost burdened than other ages, 
at 61 percent and 65 percent 
respectively. Furthermore, 
homeowners over the age of 65 
are more likely than any other 
age group to be cost burdened. 
However, cost burden does not 
account for accumulated wealth 
and assets (such as profits from 
selling another house) that could 
impact household incomes. 
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Exhibit 27. Illustration of Cost Burden if All of Redmond
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19 Source: King County Assessor
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housing has lagged behind and likely is more complicated due to the need for some sort of 
direct assistance. 

Exhibit 29. Number Owner-Occupied Units Affordable to Each Income Level

Source: CHAS 5-year 2012-2016.
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Exhibit 30. Number Rental Units Affordable to Each Income Level

Source: CHAS 5-year 2012-2016.

Exhibit 31. Percent of Units Affordable to Income Levels

Source: CHAS 5-year 2012-2016.

Impact of Existing Programs

The lack of housing tends to be particularly pronounced for households earning less than 80 
percent of the AMI, a category including low-wage workers in services and other industries; 
persons on fixed incomes including many disabled and elderly residents; and homeless 
individuals and families. This type of housing is nearly impossible to build through the private 
market without public agency support and assistance programs, particularly in urban areas with 
high land and construction costs. Redmond has implemented a variety of policies, programs, 
incentives, and tools subsidizing housing and aiming to support increased production of 
affordable housing (see Summary of Existing Policies and Programs in the Appendix).

Housing affordable to very-low and low-
income households totals only 12 percent 
of total units 
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 A strategic way to evaluate their performance and level of impact is to evaluate whether they 
resulted in increased affordable housing production. Results from this analysis showed that 
Redmond has about 30 affordable housing projects yielding a total of 2,518 affordable units that 
were income restricted. To date, approximately 29 percent of Redmond



30

Source: ARCH, 2020
Notes: 1) 
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20 OFM, Population Projections for Counties, PSRC

3. Housing Demand and Needs

This section describes population and employment projections, Redmond
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21 Source: ARCH, 2015. East King County Housing Needs Analysis and Needs Analysis Supplement: Redmond
22 Source: Washington Office of Financial Management, 2019
23 Source: CHAS 5-year 2012-2016
24 Source: 1996. Households and Housing. New Brunswick, NJ: Center for Urban Policy Research.

moderate-income housing target set for 2012 had been achieved.21 An updated evaluation 
shows that Redmond has added approximately 6,438 total housing units between 2006 and 
2019, averaging about 460 housing units per year. This means that Redmond is about 63 
percent of the way towards meeting the target of 10,200 housing units added by 2031. If housing
continues to be built at a rate of 460 units per year for the next 12 years, Redmond will achieve 
the target goal.22 In terms of affordability, very-low and low-income housing totals only 12 
percent of total units 
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Illustration of Housing Life Cycle

There are several noteworthy regional
level demographic trends that can be 
linked between demographics and 
housing need useful for predicting 
future housing need in Redmond. Two
demographic trends are particularly 
important in Redmond. 

Aging of Baby Boomer Generation 
(born 1946 to 1964):  Consistent with 
state and national trends, Redmond
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whole had 1.06 housing units for every household. The steps for calculating current 
underproduction of housing include:

�ƒ Calculate the count of housing units and population in Redmond.

�ƒ Convert population to households by using the average household size for Redmond.

�ƒ Compare Redmond



35

Sources: ECONorthwest calculation, Washington Office of Financial Management, 2019 and PSRC, 2019.
Notes: Current estimated underproduction provides the number of the existing shortage of housing units from the past
10 years based on household formation. Future housing need shows the estimated housing demand up to 2040. The 
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workforce housing (60-120 percent AMI) by 1,300 units. These scenarios are provided for 
consideration and further exploration as a part of the housing policy analysis of the HAP.
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Exhibit 36. Distribution of Housing Need by Scenarios for Redmond

3.4 Implications for the Housing Action Plan

The purpose of this analysis is to get an estimated idea about current and future needs to help 
inform the HAP and potential policy and program changes. The housing needs identified in the 
HNA point to a variety of potential implications to be considered moving forward:
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Different strategies should be considered for different needs and housing affordability. The table 
below provides a summary of how Redmond has applied different tools to promote housing 
affordability at different levels.

Below is a list of possible options, at a minimum, that will be evaluated further as a part of the 
HAP strategy development:

8. Update targets for affordable housing and housing production. This update will be done in 
concert with the regional target updates expected to be drafted towards the end of 2020.

9. Explore additional incentives to subsidize low-income units, senior housing, and transit-
oriented development (TOD). For example, the analysis should evaluate affordable housing 
options that facilitate aging in place and subsidies for needed senior housing such as small 
sized senior housing. 

10. Evaluate required parking ratios for opportunities to promote TOD including reduced parking 
requirements at sites proximate to TOD areas and new light rail stations. This is important 
since parking can be one of the most expensive parts of project development.

11. Identify and lower barriers for building and preserving low-to-middle-income housing. For 
example, the code will be scanned for barriers to adaptive reuse of existing structures for the
purpose of affordable housing.

12. Expand areas available for building more housing and a greater diversity of housing. For 
example, possible zoning updates could be explored that facilitate increased density in 
return for affordable housing. Also, regulations could be evaluated to find ways to facilitate 
infill housing and missing middle housing (such as duplexes, fourplexes, and townhomes). 

Source: City of Redmond, 2020. *MFTE = Loss of tax revenue. *Fee Waiver = Loss of revenue. First-time 
homebuyer loans should be considered for the moderate-income group since there are very few homeownership 
opportunities affordable below 50 percent AMI.
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The goal could be to promote greater housing diversity to achieve a variety of housing types 
at a range of affordability levels. 

13. Explore funding sources and partnerships, tax exemptions (such as property tax 
exemptions), and financial relief programs for certain households.

14. Identify tweaks in policies, fee requirements, and the permitting process that should be 
addressed to support housing needs. For example, the MFTE program will be examined to 
see if it needs to be calibrated and fine-tuned. Also, opportunities to increase the 
predictability and reduce unnecessary barriers (cost and time) in the permitting process for 
projects with affordable housing could be explored.

Subsequent HAP development work will include a robust evaluation of different options and their
potential repercussions. In addition, strategies to minimize displacement of low-income 
residents resulting from redevelopment and strategies of the HAP will be considered.
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4. Redmond HNA Appendix

Summary of Existing Policies and Programs

Recognizing the guidance offered by relevant county and city plans within Redmond
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Housing Element themes provided below summarize the guidance from the plan (greater detail 
in Appendix). 

Comprehensive Plan Housing Element and Strategic Plans Themes:

�ƒ Expand the overall housing supply and promote equitable housing outcomes

�ƒ Encourage the development of a variety of housing types (including ADUs), sizes and 
densities and the rehabilitation of affordable housing

�ƒ Coordinate a regional funding approach, support affordable housing incentives and 
funding programs and facilitate partnership opportunities particularly to preserve 
affordable multifamily housing or build it at a discounted price

�ƒ Track the performance and effectiveness of housing policies

�ƒ Maintain and increase affordable housing throughout the city

�ƒ Attend to special housing needs such as seniors and those experiencing homelessness 
or at risk of falling into homelessness

�ƒ Promote innovative development review and predictability in residential permitting and 
efficient review for affordable housing

�ƒ Ensure an appropriate supply and mix of housing and affordability levels to meet the 
needs of people who work and desire to live in Redmond

�ƒ Promote walkable, sustainable neighborhoods, reducing the need for vehicle trips

A corresponding Housing Strategy Plan was developed in response to the Housing Element 
guidance (Policy HO-8) and to consider future actions for implementation and policy updates. 
This plan prioritizes a range of strategies for meeting housing needs and increasing housing 
choice. High priority strategies encourage multifamily development in urban centers and support
ADU and infill development and the production of different housing types. The plan also highly 
prioritizes the review of residential density incentives to support affordable housing, special 
needs and senior housing production, improve provisions for homeless persons, and assess 
how to reduce development costs. Strategies involving direct and indirect forms of assistance 
were highly prioritized such as developing investments and forms of tax relief and exploring a 
dedicated revenue source targeting for affordable housing. Preserving housing stock is another 
broad aspiration supported by housing repair and community improvement projects and 
partnerships to assist low income residents in the maintenance and repair of their homes. The 
overarching City of Redmond Community Strategic Plan (2019) also promotes diverse housing 
choices for all income levels reflective of the Redmond community. This strategic plan lays out 
actions to be taken in 2019-20, 2021-22, and 2023-24 for achieving objectives and metrics for 
measuring performance. The objectives call for the expansion of housing variety accessible to 
all income levels including workforce and affordable housing categories to meet future demand 
and promotion of walkable communities where work, play, schools, and retail are within 10 
minutes of where people live.

Together, these plans provide a policy foundation for the implementation, monitoring and 
adjustments for supporting housing affordability and increasing housing choices. The Housing 
Element is closely linked to other elements of the Comprehensive Plan including the Land Use 
Element (residential land use designations and densities), the Neighborhoods Element, and the 
Human Services Element, given its recognition of affordable housing as a critical aspect of a 
socially sustainable community.
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Affordable Housing in the Comprehensive Plan, Housing Element

Planning Context
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Development Standards
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Direct Support

Program/Polic
y, Organization Description

Income 
Level 
Served

Performance: Units 
Provided, Households 
Served - Redmond

ARCH - A 
Regional 
Coalition for 
Housing, 
Housing 
Funding (City 
of Redmond 
and King 
County 
Housing 
Authority 
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Program/Polic
y, Organization Description

Income 
Level 
Served

Performance: Units 
Provided, Households 
Served - Redmond

Surplus Land 
Donation (City 
of Redmond)

Redmond has donated land for the 
Providence and the Coast Guard land 
projects.

Very low 
to 
Moderate
Income

The Avondale Park 
Integrated Project is built on
land donated from the City 
of Redmond which was 
acquired from the Coast 
Guard in 1997 (5 acres). 
This project has 64 
transitional units, a 
childcare center, and 
emergency shelter built by 
the Eastside Housing 
Association; 24 affordable 
townhomes built by the 
Habitat for Humanity; and 
85 market-rate townhomes 
built by Taluswood. 
Providence land donation 
provided for 74 affordable 
units next to transit, senior 
center, and retail and 
services (all are 60% AMI 
and below, half of these are 
50% of the AMI or lower).

Housing 
Development 
Partnerships 
(Various)

Redmond partnered with a developer, 
ARCH and other public and private 
funders to support the creation of Capella 
at Esterra Park now under construction 
with 261 affordable dwellings.

Low to 
moderate
income 
househol
ds

261 affordable dwellings 
(60% of the AMI or lower)

Section 8 
Housing 
Vouchers 
(King County 
Housing 
Authority-
KCHA)

Section 8 vouchers help people with low 
incomes rent homes on the private 
market. With a voucher, you pay at least 
28 percent, but not more than 40 percent 
(in the first year), of your household 
income for rent and utilities. KCHA pays 
the difference between your portion of the
rent and the amount your landlord 
requests. If you qualify for a voucher, you 
can use it to rent in King County (not 
including incorporated areas of Seattle or 
Renton) from any landlord. Once you 
have had your voucher for at least a year, 
you may use it to rent anywhere in the 
United States. Key eligibility: Your 
household income must be at or below 
80% of AMI for your family size.  You 

Very low 
income

72 subsidized section 8 
units (average household 
income of $15,486), 
Average family expenditure 
per month $372, Average 
HUD Expenditure per 
month $774
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Program/Polic
y, Organization Description

Income 
Level 
Served

Performance: Units 
Provided, Households 
Served - Redmond

must be homeless, live in substandard-
condition housing, pay more than 50% of 
your household income on rent and 
utilities, or have household income at or 
below 30% of AMI for your family size. 
Have at least one family member under 
the age of 18, elderly or disabled. 

Catholic 
Church in 
Western 
Washington 
Services 
(Catholic 
Housing 
Services-CHS)

Catholic Community Services (CCS) and 
CHS provide continuum of care for some 
of the most vulnerable populations, in 
partnership with local, state and federal 
government agencies, public funders and 
private lenders, and dedicated staff and 
volunteers. Together, CCS and CHS 
provide a full spectrum of housing with 22 
shelters, 17 transitional housing facilities 
and 52 permanent housing properties in 
Western Washington. CCS and CHS 
housing programs serve low-income 
individuals, families, seniors, and persons
with special physical and mental needs, 
offering resident support services in 
addition to a clean and safe place to live. 

Low 
Income

Emma McRedmond Manor: 
A 31-unit property in 
downtown Redmond for 
income eligible seniors 62 
years of age or older and in 
certain cases for persons 
with disabilities. Applicants 
must be at or below 50% 
median income and able to 
live independently. Rent is 
based on 30% of adjusted 
income. 

HB 1406 Sales
and Use Tax 
for Affordable 
and Supportive
Housing - Gain
State Sales 
Tax Credit 
(City of 
Redmond)

Redmond Ordinance No. 2985 (adopted 
12/3/19) authorizes the maximum 
capacity of the tax (0.0073 percent) under
substitute bill 1406 for affordable housing.
Credit against already collected state 
sales tax to be used by the city for the 
acquisition, construction or rehabilitation 
of affordable housing or facilities 
providing supportive housing, the 
operations and maintenance costs of 
affordable or supportive housing, and 
rental assistance to tenants. The tax must
be used to assist persons whose income 

TBD

TBD: Redmond is estimated 
to generate approximately 
$320,000 annually with the 
.0073 portion of the credit.
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Program/Polic
y, Organization Description

Income 
Level 
Served

Performance: Units 
Provided, Households 
Served - Redmond

is at or below 60% of the City of 
Redmond's AMI. Legislation in effect for 
20 years. May pledge the funds for 
repayment of G.O. or revenue bonds; may 
enter into interlocal agreements with other 
public entities to pool funds.

Regulations and Incentives

Program/Policy,
Organization Description

Income 
Level 
Served

Performance: Units 
Provided, Households 
Served - Redmond

Multifamily 
Housing 
Property Tax 
Exemption - 
MFTE (City of 
Redmond)

The MFTE program was approved by 
Council in July 2017 as a way to help 
offset costs where affordable housing 
units are required (linked to the 
Inclusionary Zoning program).  It is an 
optional program in all circumstances; 
there are no requirements to use the 
program. The affordable units created 
are for 
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Program/Policy,
Organization Description

Income 
Level 
Served

Performance: Units 
Provided, Households 
Served - Redmond

AMI) and second 10% affordable (80% 
AMI). Downtown and Overlake: 8-year 
exemption = 10% affordable (60% AMI) 
and 12-year exemption = First 10% 
affordable (65% AMI) and second 10% 
affordable (85% AMI). 

Affordable 
Housing 
Density Bonus 
and TDR (City 
of Redmond)

Cottages, multiplexes, and backyard 
homes/small lot/size limited.
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Program/Policy,
Organization Description

Income 
Level 
Served

Performance: Units 
Provided, Households 
Served - Redmond

Inclusionary 
Zoning (City of 
Redmond)

Requirements: 10% of the dwellings in 
new residential developments of 10+ units
required to be affordable to households 
earning 80% or less than the AMI - 
$86,880 for a family of 4. Alternatively, 
developers may provide 5% of the 
dwellings to households at 50% AMI or 
less. At least one bonus market-rate unit 
is permitted for each affordable housing 
unit provided. First inclusionary projects - 
Downtown Neighborhood Plan (early 
1990s), in neighborhoods through 
subarea planning. Bonus units up to 15% 
of underlying zoning. Redmond: 1 of 20 
case studies nationally - Lincoln Institute 
of Land Policy study, July 2014

Very low 
to 
moderate

About 709 affordable 
dwellings have been 
created since 1994 as a 
result of these 
regulations (ARCH).
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Program/Policy,
Organization Description

Income 
Level 
Served

Performance: Units 
Provided, Households 
Served - Redmond

Multiplex Units 
(City of 
Redmond)

Multiplex Units are Attached Dwelling 
Units, such as duplex or triplex homes 
which are allowed in some single-family 
areas (conditional use permit in R-4 
through R-6, and outright in R-8 through 
R-30). Attached dwelling units are subject 
to all of the land use, density, site 
requirements, and development 
standards of the underlying zone with 
some exceptions. See the regulation code
for more detail. All N/A

Backyard 
Homes (City of 
Redmond)

A backyard home (small lot short plat) is a
single-family detached unit that does not 
exceed 1,500 square feet and that is 
affordable to an individual or family 
earning less than 120% of the area 
median income. These homes are 
allowed in the Education Hill 
neighborhood on single-family lots that 
are at least 200% of the minimum 
average lot size, or about 15% less land 
than would otherwise be required to 
subdivide a lot. Flexible zoning and 
density bonuses in single family areas (R4



54

Program/Policy,
Organization Description

Income 
Level 
Served

Performance: Units 
Provided, Households 
Served - Redmond

Residential 
Suites (City of 
Redmond)

Also known as "mini-suites" or 
"apodments", residential suites are 
typically very small units within multi-
family buildings in which all living space 
other than a bathroom is contained within 
a single room (such as a studio 
apartment). Often, clusters of residential 
suites share common amenities such as 
kitchen, laundry, or gathering spaces. 

Zoning/O
rdinance 
does not 
specify. N/A

Single Family 
Homes (City of 
Redmond)

Single-family homes are in urban 
residential neighborhoods with between 4 
and 8 dwellings per acre. This provides 
for stable and attractive suburban 
residential neighborhoods. They are also 
found in areas inappropriate for more 
intense urban development due to 
significant environmentally critical areas, 
extreme cost, or difficulty in extending 
public facilities or the presence of natural 
features Redmond is seeking to retain. 
These areas allow for between 1 and 3 
dwellings per acre. All N/A

Condominium 
Conversions 
(City of 
Redmond)

Condominium conversions entail the sale 
by a developer of condominium units that 
were previously rental units. The units can
be sold to current tenants and then to the 
public. Current tenants must be given a 
90-120-day notice before conversions and
a right to refuse purchase. Tenants can 
purchase units other than their own. No 
tenant or subtenant may be required to 
vacate upon less than 90 days
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Program/Policy,
Organization Description

Income 
Level 
Served

Performance: Units 
Provided, Households 
Served - Redmond

Impact Fee 
Exemptions 
(City of 
Redmond)

3.10.060: Accessory dwelling units 
approved by the City under Redmond 
Zoning Code Section 21.08.220, 
Accessory Dwelling Units, or its 
successor, are exempt from the payment 
of all impact fees.

310.070: Exemptions from the 
requirement to pay fire, park, and school 
impact fees for low and moderate income 
housing. N/A N/A
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Development Financial Tools

Program/Policy,
Organization Description

Income 
Level 
Served

Performance: Units Provided, 
Households Served - Redmond

Federal Low-
Income Housing
Tax Credits 
(Washington 
State Housing 
Finance 
Commission)

The Washington State Housing 
Finance Commission enables 
developers to raise capital for projects
by reducing financial debt or equity 
requirements. This is a significant 
incentive for development and 
rehabilitation of rental housing, 
administered annually on a statewide 
competitive basis. The LIHTC 
replaced tax losses with tax credits 
tied to strict accountability: It awards 
ongoing tax credits to investors only if 
the units are built, rented, and 
maintained according to the program
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Program/Policy,
Organization Description

Income 
Level 
Served

Performance: Units Provided, 
Households Served - Redmond

Corporate 
Lending and 
Partnership 
(Various)

Private sources and partnerships to 
fund affordable housing for low and 
moderate-income individuals and 
homeless assistance will provide new 
opportunities for solutions within the 
Puget Sound region.

Low to 
moderate
income Performance unknown.

ARCH Down 
Payment 
Assistance 
Loan Program

The ARCH East King County Down 
Payment Assistance loan program 
provides down payment loans for 
borrowers purchasing a home or 
condominium in an ARCH member 
city.

Moderate
Income
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Other

Program/Policy, 
Organization Description

Income 
Level 
Served

Performance: Units Provided, 
Households Served - Redmond

HousingSearch
NW Tool

HousingSearchNW is a free resource 
to help users find a home anywhere in
King County. Users can search using 
a variety of criteria, such as proximity 
to schools, and listings can be sorted 
by rent amount, ZIP Code, date 
available and other important factors. 
Property owners and managers can 
post apartments or homes for rent any
time, which means that the list is 
always current. In addition to the 
website, those searching for housing 
can call the multilingual call center. All N/A

ARCH - A 
Regional 
Coalition for 
Housing Tool

ARCH maintains lists of 
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Program/Policy, 
Organization Description

Income 
Level 
Served

Performance: Units Provided, 
Households Served - Redmond

Regional 
Equitable 
Development 
Initiative (REDI)
Fund (Enterprise
Community)

In response to the significant 
investments being made in Puget 
Sound transit, the public-private REDI
Fund was created to help finance the 
acquisition of property along transit 
corridors to preserve the affordability 
of future housing and community 
facilities. The City of Redmond has 
pledged $50,000 to the REDI fund, as 
part of the ARCH program. All N/A

Partnership with 
Transit Agencies
on Affordable 
Housing 
(Various)

In 2002-3, the Overlake Village (TOD)
received impact fee waivers in return 
for building 308 affordable units 
(60%AMI or below). The King County 
Department of Transportation, the 
City of Redmond, and Sound Transit 
jointly developed a new Redmond 
Downtown Transit Center with an 
adjacent transit-oriented development
(TOD). The new transit center is at the
site of the existing bus transfer facility,
and the TOD was built on Metro
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Addressing Homelessness in the Redmond HAP

Among many other cities, Redmond is seeing an increase in the number of unsheltered 
individuals and families. According to the King County point-in-time count of persons 
experiencing homelessness, the number of unsheltered homeless individuals in East King 
County has increased from 134 in 2015 to 337 in 2019. Considering the increase in 
homelessness, it is important to recognize that there is a housing gap for the homeless 
population in Redmond, whose primary income source is Social Security Income (at an average 
of $770 per month). 

Will the Redmond HAP address homelessness?

Although factors such as poverty, social inequities, illness, domestic violence, mental illness and
addiction may lead to homelessness, the factor most relevant to this Housing Action Proposal is 
housing affordability. Both the cost of housing and increases in rent correlate to housing stability
for individuals and families on fixed income or with minimum wage jobs. For instance, 2019 data
shows that King County experienced a 39 percent increase in homelessness for every $100 
increase in rent. In other words, as housing affordability decreases, the number of people 
experiencing homelessness increases. Therefore, this HAP will focus on ways in which the City 
can meet the current and anticipated housing gaps for a variety of income segments, including 
homeless individuals. 

What is Redmond currently doing to address homelessness?

The City of Redmond is addressing the issue of homelessness through the creation of planning 
policies as part of the next Human Services Strategic Plan update and through the development 
of sub regional plans under the Regional Homelessness Authority. Below is a list of actions and 
strategies the City of Redmond has developed in order to combat homelessness: 

�ƒ Implementing key recommendations of the Community Task Force on Homelessness: 
this includes addressing public safety concerns, engaging the community and increasing
awareness, and expanding programming at the drop-in center for young adults.

�ƒ Connecting individuals experiencing homelessness to resources through a dedicated 
Outreach program

�ƒ Collaborating with King County and other Eastside cities in order to support regional 
strategies and best practices for addressing homelessness in our communities

�ƒ Ensuring that anyone experiencing homelessness has access to shelter on the Eastside

�ƒ Investing in programs that support people on a path out of homelessness as well as 
supporting the broad safety net of existing services 
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Supplemental HNA Exhibits

Exhibit 37.Redmond Population, Share of Age Groups, Difference from 2000 to 2014-2018

Source:  2014-2018 American Community Survey 5-Year Estimates

Exhibit 38. Race and Population for Redmond Bellevue, Issaquah, and Kirkland, 2014-2018

Source:  2014-2018 American Community Survey 5-Year Estimates
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Exhibit 39. Redmond Race/Ethnicity, Percent in 2000 to 2014-2018

Source:  2014-2018 American Community Survey 5-Year Estimates.
Note: � Ŝome other race alone" also includes individuals who identify as American Indian or Alaska Native or Native 
Hawaiian and other Pacific Islander.

Exhibit 40. Redmond Household Composition, Percent in 2014-2018

Source:  2014-2018 American Community Survey 5-Year Estimates
.
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Exhibit 41. Job and Wage Growth in Redmond

Source:  PSRC for Employees, ACS 5 Year Estimates (2014-18 for Wage), and ECONorthwest Calculations. King 
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Exhibit 43. Top 20 Employers for 2018

Exhibit 44. Additional Units Built Since 2010, Redmond, Bellevue, Issaquah, and Kirkland

Source: Washington Office of Financial Management, 2019

Exhibit 45. Additional Units built by Type from 2010-2019

Source: Washington Office of Financial Management, 2019
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Exhibit 46. Units by Type, Redmond, Bellevue, Issaquah, and Kirkland

Source: Washington Office of Financial Management, 2019.

Exhibit 47.Total Units by Number of Rooms, for Redmond and Neighboring Cities, 2018

Source: ACS (5 year 2014-2018) for Redmond, Issaquah, and Kirkland; PUMS (2018) for Bellevue.

Exhibit 48.Cost-Burdened Households by Income Level, Redmond, 2012-16

Source:  HUD Comprehensive Housing Affordability Strategy (CHAS), ACS 5 Year Estimates 2012-16.

Exhibit 49. Population Projections by Age Group, King County, 2020 
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Exhibit 50. Population Projections, City of Redmond, 2020 



68

Main Data Sources Used

This analysis uses data from multiple sources, focusing on those that are well-recognized, 
reliable, verifiable, and of higher accuracy.

National Data

One of the key sources for housing and household data is the U.S. Census. This report primarily
uses data from two Census sources:

�ƒ The Decennial Census, completed every ten years, is a survey of all households in the 
U.S. The Decennial Census is considered the best available data for information such as
demographics (e.g., number of people, age distribution, or ethnic or racial composition), 
household characteristics (e.g., household size and composition), and housing 
occupancy characteristics. As of 2010, the Decennial Census does not collect more 
detailed household information, such as income, housing costs, housing characteristics, 
and other important household information. Decennial Census data is available for 2000 
and 2010. 

�ƒ The American Community Survey (ACS) is an ongoing nationwide survey completed 
every year or every five years by the U.S. Census Bureau. This data surveyed a sample 
of households in the U.S. The ACS sampled an average of 3.5 million households per 
year, or about 2.9 percent of the households in the nation. The ACS collects detailed 
information about households, including demographics (e.g., number of people, age 
distribution, ethnic or racial composition, country of origin, language spoken at home, 
and educational attainment), household characteristics (e.g., household size and 
composition), housing characteristics (e.g., type of housing unit, year unit built, or 
number of bedrooms), housing costs (e.g., rent, mortgage, utility, and insurance), 
housing value, income, and other characteristics. The survey is designed to provide 
communities with current data about how they are changing. 

�ƒ The ACS 1-year sample is available for larger cities with a population over 65,000 
persons and the ACS 5-year sample is available for smaller towns/cities with fewer than 
65,000 residents. While an ACS 1-year estimate includes information collected over a 
12-month period, an ACS 5-year estimate includes data collected over a 60-month 
period. The ACS 5-Year data is offered at different scales/geographies including Census 
Tract and Census Place. In the case of ACS 1-year estimates, the period is the calendar 
year (e.g., the 2015 ACS covers the period from January 2015 through December 2015).
In the case of ACS multiyear estimates, the period is 5 calendar years (e.g. 2011-2015 
ACS estimates).  The 1-year estimates provide the most current data but have larger 
margins of error than the 5-year estimates since they are based on a smaller sample. 
The main advantage for the 5-year estimates is the increased statistical reliability for 
smaller geographic areas and small population groups. It is not recommended to 
compare two 5-year estimates over two time periods back to back since it is difficult to 
determine whether the values are applicable for the beginning or the end of the time 
frame. One-year estimates are particularly helpful for understanding rapidly changing 
characteristics. 

�ƒ Comprehensive Housing Affordability Strategy (CHAS): Each year, the U.S. Department 
of Housing and Urban Development (HUD) receives custom tabulations of ACS data. 
These data demonstrate the extent of housing problems and housing needs, particularly 
for low income households. The CHAS data are used by local governments to plan how 
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to spend HUD funds, and may also be used by HUD to distribute grant funds. A great 
source of data on cost-burdened households is the HUD CHAS data. They provide a
Data Query Tool that lets you select a county or Census-defined place of interest (such 
as a city). HUD CHAS data provides breakdowns by five different household types, each 
of which has distinct housing needs.

�ƒ Public Use Microdata Areas (PUMAs) are statistical geographic areas defined for the 
dissemination of Public Use Microdata Sample (PUMS) data. They are also used for 
disseminating ACS estimates. The 2010 PUMAs: nest within states or equivalent 
entities; contain at least 100,000 people; cover the entirety of the United States, Puerto 
Rico, Guam, and the U.S. Virgin Islands; are built on census tracts and counties; and 
should be geographically contiguous. The City of Bellevue results were mostly drawn 
from this data.

�ƒ

https://www.census.gov/programs-surveys/ces.html
http://www.census.gov/
https://lehd.ces.census.gov/data/#lodes
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information. https://www.ofm.wa.gov/washington-data-research/population-
demographics

Local Data

�ƒ A Regional Coalition of Housing - ARCH data includes affordable housing data for 
jurisdictions located in King County, east of Lake Washington. This data provides an 
inventory of housing funded by a trust, housing with income restrictions (rent 
restrictions), and other forms of support. The affordable housing inventory includes 
location, age when contract was executed, type of building, how many units, and AMI 
information. Constraints: Partially complete and only provides a subset of all housing.

�ƒ County Assessor Data 

https://www.ofm.wa.gov/washington-data-research/population-demographics
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monthly household income is paid for housing expenses. (Housing expenses for ownership 
housing include mortgage insurance, property taxes, property insurance, and homeowner dues. 
Housing expenses for rental housing include rent and appropriate utility allowance.)

Area median income.  The term Area Median Income is the term used more generally in the 
industry. If the term Area Median Income (AMI) is used in an unqualified manor, this reference is
synonymous with HUD's MFI. However, if the term AMI is qualified in some way - generally 
percentages of AMI, or AMI adjusted for family size, then this is a reference to HUD's income 
limits, which are calculated as percentages of median incomes and include adjustments for 
families of different sizes. Redmond currently uses the following measure: 100% AMI based 
upon a family of four is $108,600 (ARCH, 2019). 

Condominium.  A condominium is real property (in this case, a housing unit, land, and other 
elements), the housing unit of which is owned separately and the rest of which is owned in 
common by the owners of the individual units. 

Cost-burdened.  According to the U.S. Department of Housing & Urban Development (HUD, 
2007), households who pay more than 30% of their income for housing are considered cost- 
burdened. Households who pay more than 50% of their income for housing are considered 
severely cost-burdened and may have trouble affording basic necessities such as food, clothing,
transportation, and medical care.

Deeply Affordable Housing.  Refers to households that have incomes below 60% of the AMI 
which is $65,160 for a family of four. Households falling into this income category are generally 
residents of below- market rate housing that is often subsidized. Redmond HAP Definitions: Low
income housing: 30-50% of the AMI which is $32,580 to $54,300 and very low-income housing 
are those earning less than 30% of the AMI which is $32,580. Those in the very low-income 
housing category may be severely cost-burdened and may be homeless or at risk of 
homelessness due to the gap between their income and housing costs.

Floor area ratio.  The relationship between the total amount of floor area that is permitted for a 
building and the total area of the lot on which the building stands. For example, if a site is 10,000
square feet in area, a floor area ratio (FAR) of 2.0 would allow a building area of 20,000 square 
feet.

Household.  All the people living in one housing unit whether or not related as a family.

Housing Trust Fund.  The ARCH Housing Trust Fund was created by ARCH member cities in 
1993 to directly assist the development and preservation of affordable housing in East King 
County. The trust fund is capitalized by both local general funds and locally controlled, federal 
Community Development Block Grant funds.

Inclusionary zoning.  Inclusionary zoning is a regulatory tool that incentivizes or mandates 
affordable housing in exchange for additional residential development capacity, generally height,
floor area ratio or other benefits to the development. Under an incentive approach, additional 
development capacity is provided only if the developer elects to provide a certain amount of 
affordable housing. Under the mandatory approach, the developer is required to provide 
affordable housing in exchange for changes to regulations or other benefits already applied to 
the development.
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Innovative Housing:  A term generally used to describe housing forms that are different from 
standard-sized single-family homes on detached lots. Examples of innovative housing include 
cottages, size-limited homes and duplexes, and may be attached or detached structures. 
(Redmond 2030: Redmond Comprehensive Plan, adopted 2011)

Standard Income Categories




